Hearing Record for:

The Adirondack Club and Resort
Project 2005-100

Project Description

Meeting of the Adirondack Park Agency
Ray Brook, New York
November 17, 2011



Project Site:
Located in Town of Tupper Lake,
Franklin County, NY

Exhibit 56: Agency Minutes February 7 — 9, 2007



Town of Tupper Lake — Demographic Data:!)
Total land area: 117.6 square miles or 75,264 acres

Major categories of land use in Town:
Residential 2,303 parcels
Commercial 203 parcels
Vacant 616 parcels
Other 155 parcels

Total 3,277 parcels

Town had a 2000 population of 6,137 persons and,
a 2006 population of 5,955 persons

A decrease of 3%

The Town population has been decreasing since 1950 when
the census indicated a population of 6,849 persons.

(DExhibit 85 Fiscal & Economic Impact Analysis — Updated Report, June, 2010



Total acreage including lands under water:

Resource Management = 4,805 acres

Moderate Intensity = 1,238

Low Intensity = 180

Hamlet = _ 11
6,234 acres

APA Hearing Staff Closing Statement,
September 23, 2011, pg.7

Exhibit 56: Agency Minutes February 7 — 9, 2007



Elevation Range:
3,050’ Near Summit of Mount Morris
1,544’ Near McDonald’s Marina

Exhibit 11: APA Permit Application & Tupper Lake Special Use
Permit Application, Volume |, April 18, 2005 pgs 3-1

Exhibit 56: Agency Minutes February 7 — 9, 2007




View South From Above Tupper Lake

Exhibit 56: Agency Minutes February 7 — 9, 2007



Site is partially within the Raquette
River Designated Recreational River
Area, pursuant to the Wild, Scenic and
Recreational Rivers Act

Exhibit 83: Updated Project Plan Set (Full-sized plan sheets) June, 2010



Total of 236 Sheets

Exhibit 83: Updated Project Plan Set (Full-sized plan sheets) June, 2010 — Cover Sheet
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Detail — Exhibit 83 Updated Project Plan Set, June 2010,
Sheet EX-1, Existing Conditions Plan
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Detail — Exhibit 83 Updated Project Plan Set, June 2010,
Sheet EX-1, Existing Conditions Plan
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Detail — Exhibit 83 Updated Project Plan Set, June 2010,
Sheet SO-1, Existing Soils Mapping

Contours
Western portion of site and core area mapped at 2’ contour interval;
Remainder of site mapped at 5’ contour interval;

5’ intervals used for grading plans as agreed to by APA Staff.

Soils
On-site investigations performed in order to map the site’s soils at a
higher intensity;

Confirmed soils characteristics through deep hole test pits and
percolation tests;

Wetlands
Total of 243+ acres of wetlands delineated on project site;

Delineation conducted only in areas that appeared to be suitable for
development based on slope and soils mapping;

APA Staff inspected delineation at beginning and end of work



Project Site Ownership:
Preserve Associates, LLC 1 Parcel
Big Tupper, LLC 1 Parcel
Tupper Lake Boat Club, LLC 1 Parcel

Oval Wood Dish Corporation 6 Parcels
Total 9 Parcels

Divided into three areas (1
1,265 acres east of McCormick Road
2,407 acres between Read Road & McCormick Road

2,563 acres east of Read Road




Project Components.

Proposes subdivision of land into lots and sites and the construction of 706 residential units including:

Residential units
206 Single family dwellings
39 Great Camps (3 ac building envelope)
8 Artist Cabins (at base lodge area)
453 Townhouse units in (125 buildings)
706 Total

Thirteen Neighborhoods:
Tupper Lake View South (18) 1-5 ac. lots
Tupper Lake View North (25) 1-5 ac. lots

West Face Expansion (46) less than 5 ac. Lots + (18) quadplexes

West Slope Side (17) .3-1.5 ac. lots + (23) triplexes + (16) quadplexes
Sugarloaf North (9) 1-1.5 ac. lots + (12) duplexes

Lake Simond View (44) 2-5 ac. Lots

Western Great Camp Lots (15) 20-30 ac. lots

Small Eastern Great Camp Lots (16) 20-30 ac. lots
Large Eastern Great Camp Lots (8) ranging from 111 to 1,211 ac. Lots

Sugarloaf East (8) quadplexes

East Village (17) quadplexes

Cranberry Village (31) quadplexes

Artist Cabins (8 Single-family-dwellings associated with the Ski Area Base)

Also:
West Face Inn — 60 room tourist accommodation



Proposed Limitations to Residential Development: 2

Great Camp Lots:
The Project Sponsor proposes to limit all 39 Great Camp Lots to
a three acre building envelope,
one single family dwelling and one guest cottage,
and to no further subdivision or additional principal buildings.
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Detail of Exhibit 83 ()

Cite:

(2) APA Revised Draft Order, Project Findings #20, pg. 7
(3) Detail of Exhibit 83, Updated Project Plan Set, June 2010, Sheet MP-2



Proposed Limitations to Residential Development: 2

Structure and Height Limitations:
The Project Sponsor proposes... ... building footprint and height limitations for residential
development on the project site:

Type of Residential Building Footprint Building Height
Development

Great Camp Lots — 4200 square feet 40 feet
Single Family

Dwellings

Great Camp Lots —
Accessory Dwellings

1. Guest Cottage 1500 square feet 35 feet
2. Main Garage 1500 square feet 28 feet
3. Cottage Garage 650 square feet 25 feet
4. Woodsheds 250 square feet 15 feet

Other Single Family
Dwellings (including 2500 square feet 35 feet
artist cabins)

Duplexes 2400 square feet 40 feet
Triplexes 3375 square feet 40 feet
Quadplexes 4500 square feet 40 feet

(2) APA Revised Draft Order, Submitted October 24, 2011, Project Findings 20, pg. 7



Re-development of the ski area includes:

new base lodge

vegetative management on existing trails

creation of new trails and lifts to service residential development
replacement of existing chairlifts

replacement of most snowmaking equipment

construct four ski bridges on an existing ski trail to take skiers over proposed roads as part of West
Slopeside Neighborhood

use of Cranberry Pond as the source of water for snowmaking



Amenities near base lodge area:

Westface Inn
A 60 unit hotel
Available to public
Provide overnight skier accommodation

Clubhouse
A resort owner’s clubhouse
Lounge and grillroom
Spa/fitness club

Gym, Spa and Recreation Center

Open for Resort owners
Spa
fitness club/weight room
tennis courts
swimming pool
basketball court




Re-development of the ski area: Base Area Development

Exhibit 83, Updated Project Plan Set, June 2010, Sheet LA-7A



Re-development of the ski area: Lifts

Ex. Lift 2 (Replace Year 3, Phase |)

Ex. T-Bar (to be removed)
Ex. Lift 1 (Replace Year 7, Phase Il)
Ex. Lift 3 (Replace Year 8, Phase 1)

====== Proposed Lift 4
(Construct Year 14, Phase V)

====== Proposed Transport Lift

Detail of Exhibit 83, Updated Project Plan Set, June 2010, Sheet MP-0
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Other Proposed Amenities:

Marina (Drawing LA-21 of Exhibit 83)
New 3 story building
40 boat slips (rental and gas sales to be available)

Boat launching

Launching proposed to occur at existing State boat launch operated by NYSDEC
Resort would offer “Valet Service”

Trailers to be stored at East Satellite Parking Area

Equestrian Facility (Drawings LA-6 and LA-10 of Exhibit 83)

Recreation Trails (Drawing MP-0 of Exhibit 83)
Hiking and Nordic ski trails for use by owners
Access specific areas of property

Sugarloaf Mountain,

Mount Morris,

Cranberry Pond,

Hemlock Brook,

brook and waterfall east of the ski area



Proposed Infrastructure:

Roads: (much of proposed system to follow routes of existing logging roads)
10.0 miles dedicated to the Town
5.4 miles private

Primary access to Ski Area and development areas west of Read Road to be over the proposed “West Access Road”
Residential areas east of Read Road will be accessed by Lake Simond Road

Parking:
Shared use concept

Residential components have dedicated areas
Townhouses - 2 cars per unit

Parking minimized at base lodge with reliance on shuttle system to satellite areas
Base Lodge Area (Close-in lots)
Main Parking West 47 cars
Main Parking East 75 cars
West Satellite Lot = 214 cars

East Satellite Lot = 519 cars + 12 bus spaces

Other facilities such as the West Face Inn, Spa Clubhouse, Equestrian Center will have specified
parking areas for each use



Proposed Infrastructure (continued):

Wastewater:

of Great Camp Lots East of Read Road:
2 lots to be serviced by municipal system;
16 lots to be serviced by on-site wastewater treatment systems.

The 2 Great Camp Lots and 44 dwellings in Lake Simond View
Neighborhood to be connected to the Village of Tupper Lake Sewer District
#23 through a new pump station and proposed Sewer District #27

All other development including, Great Camp Lots 1-19, to be served by
community wastewater treatment system.

Proposed community wastewater treatment plant to be located near
Cranberry Pond;

effluent from the plant will be discharged into mitigation wetlands
constructed west of Ski Tow Road which then flow into Cranberry Pond;

wastewater collection and treatment plant proposed to be owned and
operated by a transportation corporation.



Proposed Infrastructure (continued):

Water:

Supply:
proposes to provide water supply from the Village of Tupper Lake water supply system
to all residential and amenity development within the project site;

except for Great Camp Lots A-H and 16-31 to be served by on-site wells.

On-site construction:
connection to the Village of Tupper Lake water supply requires construction of on-site water
infrastructure including:

a new 280,000 gallon water storage tank on Mount Morris;

15+ miles of transmission lines and new pump stations.

Off-site improvements:
Also includes improvements to existing off-site Village infrastructure:

Tamarack booster station;
water treatment plant;

64,000+ feet of 8 inch and 13,000 * feet of 6 inch force main to be installed to
convey the water from Village supply to the development.



Proposed Infrastructure (continued):

Electricity: (Drawing E-1 of Exhibit 83)
To be obtained from the Village of Tupper Lake Municipal Electric Department

Electric Service Infrastructure to be owned by Village:

Village of Tupper Lake Municipal Electric Department to assume ownership, operation and
maintenance upon completion and commissioning of:

2.75 miles of new overhead distribution lines;

2.0 miles of three-phase underground distribution;

10 + miles of single-phase and two-phase underground distribution;
re-build 1.3 miles existing overhead distribution line up Ski Tow Road;

re-build of 1.1 miles of existing distribution line.

Except Certain Eastern Great Camp Lots:

additional 5 to 6 mile section of single-phase underground distribution to a portion of
the Eastern Great Camp Lots to be constructed to municipal standards but not be owned or
maintained by the Village Municipal Electric Department.



Proposed Infrastructure (continued):

Signage:

Exhibit #39, Section 4.0 Signs, pages 22 and 23, and on Exhibit #83, Drawing D-9 (June 2010 Updated plan sheets)

Two Categories:
Primary Signage used to mark the primary entrances to the project site and include:

40 sqg ft main entrance sign at intersection of NYS Route 30 and West Access Road
20 sq ft sign located on the east side of Ski Tow Road just past the golf course.

Secondary signage includes signs associated with a specific activity such as:
“The Main Lodge”;
“The Marina”;
and specific neighborhood names.
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Directional signage and traffic control signage, such as
stop signs, intersection signs, and parking signs is also
proposed throughout the project site.
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Proposed Site Lighting:
Exhibit #11, Section 5, Part 5.2.2(A), pp. 5-28; Exhibit #21, Tab 23, pages 118 and 119; Exhibit #82, Attachment 23; and
Exhibit #83, Drawings LA1-LA22 and D-5

Area lighting to employ metal halide,
full cut-off fixtures with house shields,

Poles to be set at a maximum height of
20 feet and use 250-watt fixtures.

Project Sponsor claims will reduce the
amount of light pollution beyond the
edges of the areas intended to be
lighted and to limit night glow.

Each road intersection will be lit with
one or two, 20-foot high sharp cut-off
fixtures and

Low level 70-watt lamp on six foot
posts located at each lodging unit
driveway for safety and security.

Detail of Exhibit 83, Updated Project Plan Set, June 2010, Sheet PL-7



Proposed Ski Area Lighting:
Exhibit #11, Section 5, Part 5.2.2(A), pp. 5-28; Exhibit #21, Tab 23, pages 118 and 119; Exhibit #82, Attachment 23; and
Exhibit #83, Drawings LA1-LA22 and D-5

The proposed lighting based on
guidelines developed by the
National Ski Areas Association
and the llluminating Engineering
Society of North America.

400-watt Metal Halide lamps are
proposed to light the ski trails
with a maximum pole height of
35 feet.

Lighting... ...currently proposed
for Friday and Saturday nights
and weekday nights between
Christmas and New years.

Exhibit 83, Updated Project Plan Set, June 2010, Sheet PL-7B



Property Design, Architectural and Maintenance Standards: (exhibit 82, Attachment 23)

Purpose:

Established to guide and control the design and construction of the residential development.
All proposed development must be approved by an Architectural Review Committee.

Designs must be consistent with:
the vernacular architectural style of Adirondack Great Camps,

and emphasize the relationship to:
existing grades;
preservation of natural site features;
neighboring sites and views.
Vegetation:
Standards provide proposed Tree/Vegetation Cutting Restrictions:
limits of clearing 25 feet from the foundation of all residential buildings;

Prohibit cutting of trees to create panoramic views.

No forestry management tree cutting allowed within 200 feet of the foundation of Great Camp Lot main
houses and guest houses.

Provides for potential for additional tree cutting beyond the limits of clearing for “filtered views” and
require approval from both the board of the ACR-HOA and the Agency.



Ownership/Organizational Arrangements:

Several entities are proposed to own, construct and operate
the various components of the project

Managing Managing

Tupper Lake Preserve, LLC is the controlling entity of the
three LLCs that will own portions of the site

Controlling Entity

Caldera Big Tupper, LLC, and Oxbow Preserve, LLC are
managing members of Tupper Lake Preserve, LLC

Preserve Associates, LLC to own:
Undeveloped land outside the ski area;
Ski Lodge;
Clubhouse, Spa, Gym and Recreation Center;
Equestrian Center;
private roads (Bypass Road - Lake Simond Road Ext.); Undeveloped fand
West Face Inn. & Amenities  Own
Project Sponsor

Own Own

Preserve Associates, LLC intends to lease or sell many of the
neighborhoods to other developers who will build and sell

the single family dwelling and townhouse units. Exhibit 39, Applicant’s Response to APA November 21, 2006
Letter, Attachment 5, Ownership Chart



Ownership/Organizational Arrangements:

Big Tupper, LLC proposes to own and operate the ski area
facilities and two satellite parking areas

Tupper Lake Boat Club, LLC owns and proposes to operate
reconstructed marina

Knotbill, LLC for purpose of operating food service and/or bar
facilities at Base Lodge

Hotelsite, LLC for purpose of operating the tourist
accommodation function of quarter share residential units

Managing Managing

Controlling Entity
Food Service % Share Units

Ski Area Marina

Own Own

Undeveloped land
& Amenities Oown

Project Sponsor

Exhibit 39, Applicant’s Response to APA November 21, 2006
Letter, Attachment 5, Ownership Chart




Ownership/Organizational Arrangements:

Master Homeowners Association

Adirondack Club and Resort Homeowners’ Association (ACR-HOA) to be responsible for:
ownership and maintenance of common area lands, structures, and buildings;
administer Architectural Guidelines;
collect annual fees for use of amenities — including ski area.

responsible for collection and remittance of funds to the Town for annual maintenance costs for roads and
storm water devices

grantee of permanent non-exclusive easement providing access rights to cross country skiing and any private
roads on the undeveloped areas of the site owned by Preserve Associates, LLC

proposed ACR-HOA Board will include members of Neighborhood HOA Boards (see below), other voluntary
members and Project Sponsor

Enforcement of the “Property Design, Architectural and Maintenance Standards” proposed to be overseen by
an Architectural Review Committee reporting to the proposed ACR-HOA Board



Ownership/Organizational Arrangements:

Non-HOA
Purchasers of the Great Camp Lots and the single family dwellings in the Lake Simond View Neighborhood
would have the right, but not the obligation, to join the ACR-HOA.

Regardless of membership in the ACR-HOA, these properties also have access to the hiking, cross-country ski
trails and private roads via an easement to be filed by the developer.

Neighborhood Homeowners’ Associations (NHOA):
Remaining single family and townhouse owners to belong to one of the six or more proposed NHOAs.

Each NHOA would own and maintain included common property and amenities appropriate to the type of
development, such as:

common roof structures and walls,

picnic, gazebo areas and open space,

driveways, parking areas and signage,

storm drainage components not part of public road system.

Association responsibilities include collecting NHOA dues and common area maintenance fees

Individual NHOAs might also encounter individual property tax and insurance common costs dependent on
the structure of the units within the NHOA



Stormwater Management Plan: (Exhibit 84)

June 2010 submission included a revised
Stormwater Management Plan.

Goal to mitigate effects of increased volume
and rate of surface runoff caused by
development

Basis for design was 2003 NYSDEC Stormwater

Management Design Manual (updated August
2008)

Water Quality Volume requirements proposed
to be achieved through standards practices

Overbank flood and extreme storm criteria
proposed to be achieved through standards
practices

Maintenance of majority of stormwater
management practices will be dedicated to the
Town of Tupper Lake with remainder of
responsibility to ACR-HOA.

NYSDEC has asked Project Sponsor provide a
revised Stormwater Management Plan
meeting 2010 standards

@ TYPICAL BIORETENTION/RAIN GARDEN
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Wetland Mitigation Plan:

Total wetland fill = 1.47 acres
Proposed mitigation area = 2.69 acres



Recreation and Open Space Plan:

Project Sponsor has proposed to protect Type 1, Type 2 and Type 3 lands depicted on Exhibit 83, Drawing
R-1 as open space.

Type | - Portions of Great Camp Lots outside of development envelope
Type Il - Recreational Open Space
Type lll - Common Open Space

Project Sponsor has has offered proposed deed restrictions to permanently preserve Type 2 and Type 3
lands from development (1)

Forest Management Plan:

Project Sponsor has proposed to require the development of a forest management plan for Great Camp
Lots A-H to be administered by a professional forester.

The objectives for each Lot could vary, but include:
general sustainable timber harvest;
production of veneer quality hardwoods;
sugar bush;
protection of particular wildlife habitats;
or long-term preservation.

(1) apa Hearing Staff Reply, 10/23/11, attached letter: Ulasewicz to Van Cott, 10/23/11



Recreation and Open Space Plan:
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Exhibit 83, Updated Project Plan Set, June 2010, Sheet R-1



Applicant’s Brief of the Hearing Record and Closing Statement, September 23, 2011
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Project Phasing:
Four Phased Development over projected 15 year period

Detail of Exhibit 83, Updated Project Plan Set, June 2010, Sheet PH-1



Project Phasing:
Four Phased Development over projected 15 year period

Exhibit 82 - Applicants Updated Information for Adjudicatory Hearing, Attachments, June 2010, Exhibit B, Site Phasing Plan
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